Riverside Municipal Code Riverside, California

Chapter 19.120

Mixed-Use Zones (MU-N, MU-V, MU-U)

19.120.010

Purpose

A. General

The mixed-use zones are established with the following intents and purposes:

1.

10.

To encourage amixture of compatible and synergistic land uses, such asresidential
with compatiblenon-residential usesincluding office, retail, personal services, public
spaces and other community amenities. These uses are alowed as either:

a singular, stand-alone uses that contribute to a mixture of uses within the
zone; or
b. combined uses in one project as a mixed-use devel opment.

To strengthen theinteraction between residential, commercia and employment uses
in order to reduce dependency on automobiles, improve air quality, decrease urban
sprawl, facilitate use of transit and encourage conservation of land resources.

To provide opportunities for transit-oriented devel opment.

To revitalize deteriorating commercial areas by integrating residential uses and
public institutions into the commercial fabric to create an active street life and
enhance the vitality of businesses.

To provide aternatives to new development of small shopping centers.

To foster pedestrian-oriented activity nodes by providing amix of usesin compact,
walkable areas.

To increase the area available for residential development and provide alternative
types of housing.

To provide appropriate locations for a broad range of live/work activities to occur.

To encourage medium- and high-density residential development to occur in close
proximity to employment and services.

To alow for agreater variety of land uses and structures, including adaptive reuse
of existing structures and flexibility in site planning.
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Zones Established

Three mixed-use zones are established to provide devel opment opportunitiesfor integrated,
complementary residential and commercial development onthe same parcel or acontiguous
group of parcels. Singular, stand-alone uses are permitted when they foster an overall
mixture of usesin the zone. A wide range of usesis permitted, and it is the intent of these
zonesto foster amixture of product types. Development solely ascommercial or residential
districtsis strongly discouraged. Design and devel opment standardsfor al three zones are
directed toward encouraging pedestrian activity and ensuring that mixed commercial and
residential uses are designed to be compatible both within the devel opment and with other
surrounding areas.

1.

Mixed Use - Neighborhood (MU-N)

The MU-N Zone provides opportunities for primarily neighborhood-serving
commercial uses with limited, low-intensity residential uses in a mixed-use
environment. It isintended to preserve the existing housing stock and residential
character of neighborhoods, while allowing for development of new housing
opportunitiesand encouraging pedestrian-oriented retail and serviceuses. Thefocus
of the development and design standards is on ensuring that new and infill
development are distributed and designed in amanner sensitive in scale and design
to the street environment and adjacent single-family residential areas.

Mixed Use - Village (MU-V)

TheMU-V Zone providesfor medium to high-density residential development with
retail, office and service uses primarily at the street level to facilitate a pedestrian
environment. It is intended to encourage new housing opportunities, such as
live/work units and residential over retail, that are nearby to commercia services.
Plazas, courtyards, outdoor dining, transit stops and other public gathering spaces
and community amenities, such asart in public spaces, are strongly encouraged. The
focus of the development and design standards is on landscaping and buffering
techniquesto providetransitionsfrom devel oped commercial areasto lower density
residential neighborhoods.

Mixed Use - Urban (MU-U)

The MU-U Zone provides opportunities for primarily high-density residential
development with commercial, office, institutional, and business uses emphasizing
retail, entertainment and student-oriented activities. Such development isintended
to facilitate the grouping of innovative housing options with employment uses,
entertainment activities, and public gathering spaces, transit stations and other
community amenities, such asart in public spaces. Thefocus of the development and
design standardsis on ensuring that large-scal e mixed-use projects are functionally
integrated through the relationships between location and types of uses and
structures, the efficient use of land, optimal site planning and design elements.
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19.120.015 Design Review Required

No new building, structure, outdoor dining area or sign exterior ateration or enlargement of an
existing building, structure, outdoor dining areaor sign shall be commenced in any mixed-use zone
until Design Review approval has been granted pursuant to Chapter 19.710 (Design Review).

19.120.030 Site Plan Review Permit and Required Findings

A.

New development in the Mixed Use - Village (MU-V) and Mixed Use - Urban (MU-U)
Zonesissubject to a Site Plan Review Permit in accordance with Chapter 19.770 (Site Plan
Review Permit) of the Zoning Code. Prior to submittal of a Site Plan Review Permit
application, a pre-application conference with the Planning Division staff is encouraged.

The Planning Commission may approve a Site Plan Review Permit for new development in
the MU-V and MU-U Zones upon making the following findings:

1. The proposed development is consistent with the General Plan, any applicable
specific plansand theintent and purpose of the mixed-use zones (Section 19.120.010
— Purpose).

2. The proposed devel opment, as conditioned, will not have substantial adverse effects
on the surrounding property or uses, and will be compatible with the existing and
planned land use character of the surrounding area.

3. The proposed development is appropriate for the site and location by fostering a
mixture and variety of land uses within the zone and the general vicinity and
contributing to asynergistic rel ationship between uses. (Note: Mixed-usezonesthat
develop solely as commercial or residential uses do not meet the intent or purpose
of their establishment at designated locations throughout the City.)

4, The proposed development is harmonious with its surrounding environment.
Buildings within a mixed-use development project must also be compatible with
each other and be designed as an integrated, unified project. All proposed
development must meet the design standards and guidelines in Section 19.120.070
(Design Standards and Guidelines).

19.120.040 Phasing

A.

For any mixed-use development that is proposed to be constructed in phases, the applicant
shall submit a development phasing plan, to be reviewed in conjunction with the Site Plan
Review Permit where required, that specifies the chronology of development, including
structures, publicfacilitiesand infrastructure. The project shall be phased so that supporting
publicfacilitiesandinfrastructureareprovided concurrent with their need and are compl eted
before the occupancy of structures. Project phasing may be reviewed independently
subsequent to initial approval of the Site Plan Review Permit.
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B.

If the initial phase of development does not include a mix of uses, the conditions may be
applied to the devel opment phasing plan so that amix of component usesis provided before
the compl etion of the project.

19.120.050 UseRegulations

A.

Table 19.150.020 (Mixed-Use Zones Devel opment Standards) identifiesthe permitted uses
inthe MU-N, MU-V and MU-U Zones as singular, stand-alone uses or combined usesin a
mixed-use devel opment, provided such uses are consistent with the objectives and policies
of the General Plan and adhereto the definitions, devel opment and design standards set forth
herein.

Certain uses, although permitted, may beinappropriate at specific sitesin order to meet the
intent of the zone. The Site Plan Review process is used to determine whether a proposed
use is appropriate at a specific location in any MU-V or MU-U zones.

Certain usesmay be subject to special conditionsregarding thelocation, operation or design
of theuse. Referencesto these provisionsare madein Table 19.150.020 (Mixed-Use Zones
Development Standards).

When auseis not specifically listed in Table 19.150.020 (Mixed-Use Zones Devel opment
Standards), the Zoning Administrator, pursuant to the provisions in Chapter 19.060
(Interpretation of Code), shall have the authority to determine whether the proposed useis
permitted based on the finding that the useis similar to and no more detrimental than those
permitted inthezone. Usesnot listed, or otherwise determined by the Zoning Administrator
to be permitted, are prohibited.

19.120.060 Development Standards

A.

General

Table 19.120.050 (Mixed-Use Zones Development Standards) identifies the devel opment
standards applicable to al development in the mixed-use zones. Certain development
standards may be subject to special conditions. These standards are provided here or as
otherwisereferenced. Under Site Plan Review, morerestrictive development standardsmay
be applied by the Planning Commission.
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Mixed-Use Zones Development Standar ds

Table 19.120.050

Zones
Development Standards MU-N MU-V MU-U Notes, Exceptions & Special
Provisions
Lot Area- Minimum 7,000 sq. ft 20,000 sg. ft 20,000 . ft
Lot Depth - Minimum 100 ft. 100 ft. 100 ft.
Lot Width - Minimum 60 ft. 75 ft. 80 ft.
Front Yard Setback - Minimum | 15 ft. 0ft. 0ft. SeeNote 1
Side Yard Setback - Minimum 0 ft. 0 ft. 0 ft. See Note 2
Rear Y ard Setback Minimum 15ft. 15ft. 15ft. See Note 3
Building Height - Maximum 35ft. 45 ft. 60 ft. See Note 4
Front Building Facade Length - | 60 ft. 125 ft. 125 ft.
Maximum
FAR - Maximum 10 25 4.0 See Note 5
Residential Density - 10 du/ac 30 du/ac 40 du/ac See Note 6
Maximum
Open Space Requirements - See Note See Note See Note See Table 19.100.060 (Additional
Stand Alone Requirements for the R-3 and R-4
Zones)
Open Space Requirements -
Mixed Use Development
A. Minimum Private Open 50 sg. ft./du 50 sg. ft./du 50 sq. ft./du for | See Note 7
Space at least 50% of
the units
B. Minimum Common Open 50 sg. ft./du 50 sg. ft/du 50 sg. ft./du See Note 8
Space
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Table 19.120.050
Notes, Exceptions and Special Provisions

1 Additional setback may be required depending on existing street frontage.

2. The minimum side yard setback inthe MU-N Zone shall be 10 feet when adjacent to aresidential zone. The minimum
side yard setback inthe MU-V and MU-U Zones shall be 15 feet when adjacent to aresidential zone, or if the project
contains aresidential component.

3. The minimum rear yard setback for any mixed-use zone shall be 25 feet when adjacent to aresidential zone or if the
project contains a residential component. Where a development abuts an aley to the rear, the rear setback shall be
measured from the centerline of the alley.

4. The maximum building height in the MU-N Zone shall be 35 feet, or 2 stories, whichever isless.

5. The maximum floor-arearatio (FAR) appliesto all development on the site, excluding parking structures.

6. Higher residential densities are permissiblefor projectsinthe MU-V and MU-U Zonesthat have the potential to serve
as transit-oriented developments. Proposed projects within one-half of amile of: (1) atransit stop along Magnolia or
University Avenues or (2) any transit station may have aresidential density of up to 40 dwelling units per acrein the
MU-V Zonewith amaximumtotal permissible FAR of 2.5 and up to 60 dwelling units per acreinthe MU-U Zonewith
amaximum total permissible FAR of 4.0. This provision is permissible, not mandatory, and subject to discretion as
part of the Site Plan Review process.

7. Private useabl e open space shall have aminimum dimension on any side of 5 feet. Private useable open space can also
be met through equivalent design features as approved by the Planning Commission.

8. Common useabl e open space may be divided into more than one area; however, each area shall be a minimum of 625
square feet, with no dimension on any side of less than 25 feet.

9. Acronyms used in Table 19.120.050 (Mixed-Use Zones Development Standards) are as follows:
sg. ft.  =sguarefeet
du = dwelling unit
ac =acre
ft = feet

B. Parking Requirements

1.

Parking for uses in the mixed-use zones shall be provided as required in Chapter
19.580 (Parking and L oading). A reduction in the number of required parking spaces
may be permitted for mixed-use development and/or stand-alone usesin mixed-use
zones subject to the approval of a shared parking arrangement.

Parking spaces shall be specifically designated for non-residential and residential
uses by the use of posting, pavement markings and/or physical separation. There
should be separate entrances and exits, or adesignated lane for residentsin order to
minimize waiting times for residents.

3. Parking structuresshall bearchitecturally integrated with the project design and their

visual impact minimized through proper siting and design. Parking structures shall
include architectural detailing, facade treatment, artwork, landscaping or similar
features to enhance the street fagade.

Shared driveways and parking arrangements between commercial uses are strongly
encouraged.
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5. Parking between the sidewalk and buildings shall be prohibited.
C. Special Provisions for Live/Work Units
1. The following provisions apply to live/work units:
a Floor area requirements
The minimum floor area of alive/work unit shall be 750-square-feet.
b. Accessto units

Access to individual units shall be from common access areas, corridors or
hallways.

C. Internal layout

All living space within the live/lwork unit shall be contiguous with, and an
integral part of, the working space, with direct access between thetwo areas.

d. Occupancy and employees
At least one of the full-time workers of the live/work unit shall reside in the
unit. The residential area shall not be rented separately from the working
space. The business activity occupying the live/'work unit may utilize
employees in addition to residents as necessary.

e Retail sales
Retail space may be integrated with working space.

f. Business Tax Certificate

A businesstax certificate shall be obtained in compliancewith the Municipal
Code, Title 5, for business activities conducted within the live/work unit.

19.120.070 Design Standards and Guidelines

The purpose of this Section is to facilitate high quality development within mixed-use zones.
Innovative project design, particularly involving infill development and reuse of existing structures,
isrequired. These standards and guidelines address site planning and building design, and arein
addition to the development standards in Section 19.120.060 (Development Standards) of this
Chapter, and the Citywide Design Guidelines.
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Setbacks

1.

Thefront setback area shall include landscaping and/or a hard-surface expansion of
the sidewalk. Walkway connections to building entrances shall include specia
paving treatment or materials. The use of awnings, canopies and arcades shall be
provided as appropriate to provide visual interest and shade.

In pedestrian areas along street frontagesin the MU-U Zone, where thereisno front
building setback (O-foot setback), aportion of thefront building elevation may be set
back to allow for outdoor use, such as outdoor patio dining, display, public art, entry
forecourts, or other amenity appropriate to an urban development.

Building Siting, Orientation and Entrances

1.

Buildings should be sited to avoid random and irregular building relationships, and
shall be arranged to create a sense of unity and overall harmony. To the maximum
extent possible, new structures shall be clustered to create plazas and pedestrian
malls and avoid the creation of “barrack-like” rows of structures. Where clustering
isimpractical, avisual link between separate structures should be established. This
link can be accomplished through the use of an arcade system, trellis or other open
structure (See Figure 19.120.070 | — Open Space).

Themain entrance or entrances shall be oriented to the street or major plazasor open
gpace. Main entriesto buildingsshould be clearly demarcated, visibleand accessible
fromthe street and/or pedestrian walkways. Secondary entries may be from parking
areas.

Commercial facilities in mixed-use projects should be oriented to the street, with
parking generally located in the rear or side of buildings. The perimeter of parking
areas and driveways adjacent to streets and sidewalks shall be screened with an
attractive low wall, berm, fence or landscaping.

Scale and Mass

1.

The scale and mass of a new mixed-use development should be consistent with
neighboring devel opments and not overwhelm them with disproportionate size or
incompatible design. Buildings shall step down to lower-profile buildings on
adjacent properties.

At residential edges, buildings should maintain low profiles to provide atransition
between urban and residential areas (Figure 19.120.070 C — Scaleand Mass). Taller
elements of the building shall increasingly step back from adjacent single-family
residential zones. No portion of the building, excluding parapets, shall be above an
imaginary planedrawn at the rear property line, that isadjacent to aresidential zone,
and extended at an angle of 45 degrees toward the center of the property.
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D. Building Modulation and Articulation

1.

Building design shall avoid large monotonous facades, long straight-line building
fronts, plain box shapes, and barren exterior treatment. All building elevationsvisible
from a public way, including freeways, shall be highly articulated and incorporate
the chosen design theme in a consistent manner.

Commercial facades of mixed-use projectsshould bemodul ated at | east every 50 feet
by changes in building mass or facade treatment, such as projected entrance
windows, roof form or other architectural features.

Building facades shall be designed so asto give individual identity to each vertical
moduleof residential units, using technigues such as providing adeep notch between
the modules; varying architectural elements between units (e.g., window color, roof
shape, window shape, stoop detail, railing type); providing porches and bal conies;
varying color or materials of each individual modul e within aharmonious pal ette of
colors and materials, etc.

E. Privacy for Residential Units

1.

Buildings shall be oriented to promote privacy to the greatest extent possible. In
mixed-use projects, residential windows should face away from loading areas and
docks. To the extent residential windows face the windows of an adjacent unit, the
windows should be offset to maximize privacy.

Windows, bal conies or similar openings should be oriented so as not to have adirect

line-of-sight into adjacent units within the development (Figure 19.120.070 E —
Privacy for Residential Units). In addition, units above the first story should be
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F.

G.

designed so that they do not look directly onto private patios or backyards of
adjoining residential property or units.

Landscaping may be used to aid in privacy screening and as a buffer from
commercia development.

No view into
adjacent unit

5 ‘0”/\J

No view from balcony
or interior space into
adjacent unit

SECTION

Plant appropriate trees and offset windows and balconies
(or patios) to maintain privacy between residential units.

Figure 19.120.070 E
Privacy for Residential Units

Vehicle Circulation and Access

1.

Siteaccessandinternal circulation shall promote safety, efficiency and convenience.
Vehicular traffic shall be adequately separated from pedestrian circulation.
Vehicular entrances shall be clearly identified and easily accessible to minimize
pedestrian/vehicle conflict.

Thenumber of site accesspointsor driveway apronsshall be minimized for aesthetic
purposes, to achieve efficient and productive use of paved access ways and to
eliminate traffic and pedestrian hazards. They should be located as far as possible
from street intersections, and should be coordinated with existing or planned median
openings and driveways on the opposite side of the roadway. Common driveways
that provide vehicular access to more than one site are encouraged.

Pedestrian Circulation
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All new uses shall be oriented and designed to enhance pedestrian movement to and
between adjacent uses.

New development shall include pedestrian walkways, that shall be separated from
vehicular traffic to the extent possible. Pedestrian entrances and walkways shall be
clearly identified and easily accessible to minimize pedestrian/vehicle conflict.

Pedestrian walkways shall link dwelling units with commercia facilities in the

project, common open space, plazas and courtyards, parking areas and public
sidewalks.

Decorative paving or some other method shall be used to delineate crossings at
circulation drives and parking aisles.

Plazas and Courtyards

New development shall incorporate outdoor plazas and courtyards into their design.
Buildings may be clustered to create usable pedestrian areas.

Open Space

1.

Common open space areas shall be convenient to themajority of dwellings, and shall
contain amenities appropriate to the project’s size (Figure 19.120.070 | — Open
Space).

Private useable open space shall be contiguousto the unit served and screened from
public view for privacy. All balconies and patios that front a public street shall be
substantially enclosed for screening and privacy.

ENCOURAGED DiscourRAGED

Orient buildings to create useable
open space in a convenient location.

Figure 19.120.070 |
Open Space

IntheMU-V and MU-U Zones, rooftop open space may be used ascommon useable
open space or private useable open space, when directly accessible to the unit(s) it
serves.
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J. Outdoor Display and Storage

Commercial outdoor display and storage shall not be permitted except as specified in
Chapters 19.500 (Outdoor Display of Incidental Plant Materials), 19.505 (Outdoor Display
and Sales) and 19.510 (Outdoor Storage).

K. Trash Receptacles and Enclosures

1.

The residential units shall maintain a trash storage container area that is separate
from that used by the commercial uses. It shall be clearly marked for residential use
only.

All trash storage areas for commercial uses shall be located so as to be convenient
to the commercial users and where associated odors and noise will not adversely
impact the residential uses.

The provisions of Chapter 19.554 (Trash/Recyclable Materials Collection Area
Enclosures) regarding requirementsfor the screening of trash receptaclesshall apply.

L. Mechanica Equipment Screening

The provisions of Chapter 19.555 (Outdoor Equipment Screening) regarding required
screening of mechanical equipment shall apply.

19.120.080

Performance Standards

The purpose of this Section isto ensure that residential uses in mixed-use zones are not adversely
impacted by adjacent commercial uses, including but not limited to traffic, noise, light and safety
impacts. Intheinterests of both the residents and the businesses, no Site Plan Review Permit shall
beapproved for aproject unlessthe project isdesigned to meet thefoll owing performance standards,
in addition to performance standards set forth in Chapter 19.590 (Performance Standards).

A. Noise

1.

Residential units shall be constructed and designed to meet the performance
standards in Title 7 (Noise Control) and Titlel6 (Buildings and Construction).
Proper design may include, but shall not be limited to, building orientation, double
windows, wall and ceiling insulation and orientation of vents.

Commercial uses shall be designed and operated, and hours of operation limited
where appropriate, so that neighboring residents are not exposed to offensive noise,
especialy fromtraffic, routine deliveriesor late-night activity. No amplified sound,
including music, shall be audible to neighboring residents.

Common walls between residential and non-residential uses shall be constructed to
minimize the transmission of noise and vibration.
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B. Security

1.

Theresidential unitsshall be designed to ensure the security of residentsthrough the
provision of separate and secured entrances and exits that are directly accessible to
secured parking areas. Where residential units are in the same structure as a
commercia use, access to residential units shall be from a secured area located on
thefirst floor at the ground level.

Nonresidential and residential useslocated on the samefloor shall not have common
entrance hallways or common balconies.

Any multi-family residential development or group home shall participate in the
City’ s Crime Free Multi-Housing Program, or successor equivalent program.

C. Light and Glare

1.

3.

4.

19.120.090

All outdoor lighting associated with commercial uses adjacent to or within the
immediatevicinity of residential usesshall be designated with fixturesand polesthat
illuminate commercia uses, while minimizing light trespass into residential areas.

The candlepower of outdoor lighting shall be the minimum required for safety
purposes.

The provisions of Section 19.590.070 (Light and Glare) shall apply.
The provisions of Chapter 19.556 (Lighting) shall apply.

Other Regulations Applicableto Mixed-Use Zones

In addition to the requirements contained in this Chapter, regulations contained in the following
Titles of the Riverside Municipal Code and other Chapters of the Zoning Code may apply.

Title5:

Chapter 5.04:
Chapter 5.16:
Chapter 5.24:
Chapter 5.28:
Chapter 5.32:
Chapter 5.38:
Chapter 5.49:
Chapter 5.52:
Chapter 5.60:
Chapter 5.64-
Chapter 5.49:

Title 6:

Business Taxes, Licenses and Regulations
Taxes, Licenses and Regulations
Close-Out Sales

Dance Halls and Public Dances
Poolrooms

Transient Occupancy Tax
Pedestrian Food Vendors

Garage Sales

Massage

Bingo

Motor Vehicle Fuel Price Posting
Garage Sales

Health and Sanitation
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Chapter 6.08:
Chapter 6.009:
Chapter 6.13:
Chapter 6.14:
Chapter 6.15:
Chapter 6.16:

Regulation of Food Establishments and Food Facilities
Regulation of Food Handlers

Exterior Structure Maintenance

L andscape Maintenance

Abatement of Public Nuisances

Fly-Producing Conditions

Title 7: Noise Control

Title 8:

Chapter 8.04:
Chapter 8.10:
Chapter 8.18:
Chapter 8.19:

Title O:

Chapter 9.07:
Chapter 9.009:
Chapter 9.16:
Chapter 9.42:
Chapter 9.48:

Animals

Animals

Noisy Animals
Commercial Kennels
Pot-Bellied Pigs

Peace, Safety and Morals

Charge for Police Response to Loud or Large Parties
Public Pay Telephone Regulations

Litter and Littering

Fortune telling and Occult Arts

Disclosure of Hazardous Materials

Title 16: Buildings and Construction

Title 17: Grading

Title 18: Subdivision

Title 20: Cultural Resources
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